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Houslng Market Analysle

Onaha, Nebraska, aE of Septeober 1, 1971

Foreword

Thls analysis has been prepared for the asslstance
and guldance of the Department of Housing and Urban
Development ln lts operatlone. The factual infor-
matlon, flndlngs, and concluslons may be useful also
to bullders, mortgagees, and others concerned wlth
Ioca1 houslng problems and trends. The analysis
does not purport to make determlnatlons with respect
to the acceptabillty of any partlcular mortgage ln-
surance proposals that may be under consideratlon Ln
the subject locality.

The factual framework for thls analysis was devel-
oped by the Economic and Market Analysls Divielon
as thoroughly as possible on the basis of informa-
tlon avallable on the "as oftt date from both local
and natlonal sources. Of course, estlmates and
Judgnents made on the basls of information avail_-
able on the "as ofil date may be nodlfted conslder-
ably by subsequent market developments.

Ihe prospective demand or occupancy potentLals ex-
presaed ln the anal-ysls are based upon an evalua-
tion of the factors avaLlable on the "as of" date.
They cannot be construed as forecasts of buil_dlng
activlty; rather, they express the prospective
houslng production whlch would malntaln a reason-
able balance ln demand-supply reLationehlps under
eondltlons analyzed for the ttas oftt date.

Departnent of Housing and Urban Development
FederaL Housing Adrnlnlstratlcin

Economlc and Market Analysls Dlvislon
Washlngton, D. C.



FHA IIOUSING MARKET A}IALYSIS - OMAIIA, NEBRASKA

AS OF SEPTEMBER L, L97L

Ihe Onaha, Nebraska, Ilouslng Market Area (HMA) is deflned to iaclude

Douglas and Sarpy Counties ln Nebraska and Pottarrattamie County in Iowa.

Thls area also constltutes the Omaha Standard Metropolltan Statlstlcal

Area (SMSA). The cities of Onaha, Nebraska and Council Bluffs, Iowa are

the prlncipal citles ln the area. Omaha ls located on the eastern border

of Nebraska, approxloatel-y 50 niles northeast of Llncoln, the state capital.

The economy of Onaha expanded steadily during the 1960rs. Average
annual enployment gains ln the latter half of the decade rrere wel-L above
those of the 1960 to 1964 perlod. The employment lncreases of recett years
stlmul-ated population growth and ultlmately the demand for new houslng.
Although the sales vacancy rate has remained unchanged ln recent yeara,
there has been a moderate increase in the rental vacancy rate, particularly
in Omaha. Moreover, the Large nr:mber of rental units currently under con-
struction, plus the comparatively 1ow rate of enployment grolf,th exPected
during the flrst year of the forecast period, suggest that rental vacancles
wil-L contlnue to increase until- at least mLd-L972.

Antlcipated Houslng Denand

The demand for new houslng in the Omaha HMA during the September 1971
to Septenber L973 forecast period ls primarlly a functton of expected
household growth and lnventory losses antlcipated aa a resuLt of code
eoforcement, denolltions, flre 1oss, and other causes. After consl.dering
these and other factors such as the current vacancy situatlon, recent
tenure shlfts, and current l-evels of new resldential construction, lt ls
Judged that there will be a demand for an average of 31500 new, nonsubsi-
dlzed houslng unlts annually ln the HMA durlng the trro-year perlod endlng
Septeober 1, 1973. It Ls believed that the most favorable market balance
wouLd be achleved tf 300 units were suppll.ed as mobile homes, 11700 unlts
as slngle-fantly hmes, and Lr500 as units 1n nul-tifamlly structures.
DistrlbutLom of the nonsubsidlzed sales derand by price range and the
rental demaad by unlt slze and rnonthly gross rent aie shotrn ln table I.
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tha toreeeBt tevel sf denand for clng1e-fanlly housec approxlobeeB
uho Bflnrrlrl level of eonstruetlon of noaaubrldlsed Belee ualtg 1n 1969 and

l,g'lo. Ac rrhorn l.n tabie VII, the nunfieu of slngle-fastly housea euthsrlsed
hy hul.r.rlLng pereLtg lnereasod by 640 beereen 1969 ead 1970, hrrt ettb6tah''
ti..l.:l,y al.l."rii the lneii'eE6e il&s ln hougeB iaeured undct the pravltsilurile of
fliii i,rcti..in 2J5. fhe egrl,uardd ennuel deuend for an everegE of 11500 unlf,e
-!:r rirrtttifaiui.lp Btfuetures 1s dfiiliffhat belfff Ehe aVefage lenri of, n,ett:ltrltEX''

dxr,e,l apettnEnt cuilgrr'reEion ln the tf,[A ln reeenE I93rs. Ap 'dfstuseed
elcg1rhelc 1rr thls reportr en evrrage of rsuBhly 21221 nonat&Bldleed rerrtaj'
ualEs hag ueea euth6llrci Uy Uuftdtng peralEa eaauelly alnee 1966. Htrever,
en edJt$EhleflE t6 the renEel denend fe aaac aeeeBsery by three feeEotgt
(1) aitheugh populetlsn and household Elorth hes beea_rlgnlfleent ln reeent
yeers, the-voiunc sf epertnenE eonatrueEloa haa e*eeeded Ehe geln ln the
ilu$ei of rentcr houcefioldc slaee 1966 end veeeaeles have rXsea es e resulEl
(a) *t*nugh the rentel lnvenEory ln the E{Ar. Peltr:eulerly ln hehal 86fl'
ieins a n&cr ef eubcuanderd va-eeat unlEe, the a@cr of stendard unltB
eveifeUfe fsr renr ec uhe prescnE E*ae 1B aoderately ln exeeas 6f Ehc

nu*er requlied-far-a geifif eetory belencc beffcen denaad and gupply I pd
(ii Ete-nffier sf noneubeldtrrcd r-ental unltg currenEly uader eonaEruetlon
ia'ex6esgfve, ecpcoliiiy-in vtrem of g5s_{rFlnlrhed latq of eaPlsrment ErilEh
expeeteo dur{ng 

.ttre 
next }ErEr trt ehould be reeogntrred ehat Ehe estlnatea

chhrn ebove erE not predlirtlona. of shotrt-run eoniErueElen aetlvlEyp and

shsuld not be eonctriled ea sueh, Ehe denand estlaetes ele ln€Ended to
fnateate levele of nen eonBtruettron that wouldr glven Ehe eeonomle, deao-
graphler Bfld houalng faetora dleeuesed ln thls reportr-BelnEeln en eppro-

irilie 5ttaaee 6earlen houslng deaend end houalnE aupply ln the 0aaha erea
horlug the next Evd years. 01oee eEEenEloa ehould be dlreeced ta the
aarkeElng sf noneubeidt:ed proJeeEe belng eoupleted. Any healtaaey ln
eufrenu narterfng or furthe'r lierease ln featal vaeanelee 1n exlgElag Prol.'
eets *sula euggefir iurtnei reduetlone ln annual approvalc of noneubeldlsed
reutel unlEa Uefqr thc 11500 annual rate esElaeeed above,

Qseso#r.eI3gtsagl-atJe.r--E-u}eldlEed-Eeu*LsE

Fedgrel asslctanee ln ftnrnctng hourlng colta for low- and noderate-
Lncome fanflles nay be provlded through a number of prograne adnlnlstered
by the FIIA: nonthly rent e,rpplemente ln rental prolects flnanced wlth
narket-lnterest-rate-mortgages under Sectlon 221(d) (3) ; partlal interest
paymeat on home Dortgages lneured under Section 235; partlal tnterest

,
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Paynent on project mortgages insured under Sectlon 236i and federal assia-
tance to local- houslng authorities for pubJ-ic low-rent housing. Uoothly
rent suPPlements also can be provlded for a llnlted nuuber of units ln
rental proJects lnsured under the provlslons of Sectlon 236. Ttre estl-
nated occupancy potentlaLs for subsldLzed houslng are deslgned to deter-
mlne, for each program, (1) the ntrnber of fanllles and lndlvtduals who
can be served under these prograrns and (2) the proportlon of these house-
hol-ds that can reasonabJ-y be e:rpected to occupy nels nonsubsidlzed houslng
during the two-year forecast perlod. For the Section 235 and Sectlon 236
progr€rms, household eligibllity ls determined prlnarlly by evldence that
househol-d or famlly lncome ls belor establlshed Llnlts, but sufflclent to
pay the mLninum achlevabLe rent or monthly paJruent for the specified pro-
gram. For rent-supplement acconnmodations or lost-rent public housing, all
families and indlviduals wlth ineome below specifled lncome llmLts are
assumed to be el-igible. Some famiJ-ies may be alternatively eligible for
asslstance under one or more of these programs or under other assistance
programs uslng federal, state, or local- support. The total_ occupaDcy
potentlal for federal-1-y-asslsted housing ln the Onaha HIIA approximates
the sum of the potential for public low-rent housing and Section 236
housing. The total occupancy potential ln the HIIA ls est{mated to be
l-1650 units annualJ-y during the Septenber L97L to Septenber L97) forecast
perlod (see table II). Future approvals under each program, chould take
Lnto account any lntervenlng approvals under other federal or state pro-
grams whlch serve the same famllles and individuals.

The annual occupancy potential-s1./ f,or subsldized housing dlscussed
beJ-gw are ba_se{ cp 1921_lnqgne, the occupancy of substandard housing,
estlmates-g!-ghg_el{erly populati_on, incoqrq ffnfts-fn effEct on Septemher 1,
L971, and on av.ail"able narket experlence.3/

Section 235 and Sectlon 236. Subsldized houslng for househoLds with
Iow to moderate lncomes may be provlded under either section 23s or
Section 236. Moderately-priced, subsidized sales housing for ellglble
families can be made available through Section 235. Subsldlzed rental-
housLng for the same familles may be alternatlvely provlded under Sectlon
236; the Section 236 program also contalns provisions for subsidlzed
rental unlts for elderly couples and indivj.duals. In the Omaha HMA, it
ls est{mated (based on regular lncome llmlts) that, for the period
September 1971 to September L973, there is an occupancy potentlal. for an

Ttre occupancy potentlals referred to ln thls analysis have been calcu-
lated to reflect the strength of the market ln view of existing
vacancy. The successful attainment of the calculated potentlals for
subsidized houslng nay wel-l depend upon constructLon in suitab]-e,
accessibl-e locatlons, as well as a dlstributlon of rents and sales
prices over the complete range attalnable for new houslng under the
specified programs

2/ Fani-J,iles wlth incomes lnadequate to purchase or rent nonsubsldized
houslng generally are elLgibl-e for one form or another of subsidized
housing.
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a.nnuaL total of 565 subsldlzed fara11y unlts utlllzing eLther Section 235
or sectlort 236, or a conbination of the two prograrc. rn addltion, there
ls an annuaL potentlal for about 240 unlts of Sectlon 236 rental houslng
for elderly couples and lndivLduals.

As of July L, 1971 (the latest date for whlch data were avallable),
approximately 11000 new housee ln the Hl.[A had been lnsured under Sectlon
235, lncludtng 640 Ln Douglae County, 220 Lt Sarpy County, and 140 in
Pottawattamie County. Of the total, approxinateJ-y 700 houses were lnsured
in L970, and 250 were lnsured In the flrst slx months of 1971. As of
July J-, L97L, 450 existlng homes had been ineured under Section 235,
including 200 ln L969, 195 ln L970 and 55 ln L97L, Under the Sectlon 236
and Sectlon 221(d)(3) B['{IR programg, a total of about 920 untts had been
conpleted In the HMA ae of September L97L, and approxlnately 560 unlts
were under conatructlon.V Of the unlts under constructlon, about 24O are
scheduled to be conpleted ln 1971 and 320 La L972.

Of the 920 units completed under the Sectlon 236 and Sectlon 221(d)
(3) BMIR progrms, approxlmateJ-y 80 (8.7 percent) were vacant ln nid-1970.
Although some proJects were fuJ-I-y occupled, units ln trro proJects have
been abgorbed slowly although they have been on the market for several
uonths, and two rehabllltated proJects with over 40 vacancles were ln
foreclosure. The fact that unlte ln eome proJects have not been absorbed
as readlly as might be expected probabLy can be attrlbuted to the fact
that, slnce early L970, a large porportion of the occupancy potentlal hag
been accon'modated ln sales houslng provided under Sectlon 235. Moreover,
it appears that the number of unlts conpLeted under Sectlon 235, Sectlon
236, all.d, Section 22L(d)(3) BMIR durlng the flrst.year of the forecast
period will be ln excess of the estlnated annual occupancy potential for
such houslng. Because of this, conslderation given to proposals under
Sectlon 236 durlng the next year should lnclude a revlew of (L) the rate
at whlch the occupancy potentlaL la being accornmodated in Sectlon 235
sales houslng, (2) the rate at whlch unlts ln the subsldlzed rental pro-
jects currentJ-y under conatruction are absorbed, and (3) vacancy trends
ln the exlstLng Sectlon 236 and Sectloo 22L(d) (3) BI{IR proJects. Ao
upward adJustment of the occupancy potentlal- night be warranted durlng
the second year of the forecast period lf the rentaL unlts curretrtly
under conatructlon are satlsfactorlly absorbed and there le an upturn in
the rate of euplolment grorrth. Conversely, slov marketing of completed
unlts should lead to reduction ln the current 1evel of addltlonal commlt-
ments.

Rental Houslng Under the Publlc Hou8lng and Rent-SuppLenent Prograns.
These progrEurcr serve famllies and lndlvlduaLs ln eeeentlally the eame 1ow-
lncome group. The prlncipal dlfferences arlae from the ilanner ln whlch
net lncome le computed for each prograo and from other ellglblllty requlre-
menta. For the 0matra metropolltan area, the annual occupancy potentlal-

1/ Becauee of sLmLlar fanlly elze and lncome requlrements, most of the
fa-lllee and lndlvlduale ellglble for houelng produced under Sectlon
22LG) (3) BUIR also are ellglble for housing produeed under Sections
235 and 236. The Sectlon 221(d)(3) BMIR program ls belng phased out
and the conpl-etion of l-25 unlts currently under constructlon will
complete that progran ln the Omatra netropolltan area.

a
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for publlc houslng ls estfuated to be 565 units for families aud 510 units
for the e1der1y, a total of 11075 units. About 15 percent of the fe"l{lies
ellglble for pubJ.lc houslng aLso are ellgibLe for Sectlon 236 houslng, and
about 30 percent of the eLderly familles and lndlviduals ellglble for
publlc houslng also quallfy under Sectlon 236. Under the rent-suppleneat
prograE, the potentlal for fanllles would be about 25 percent of the flgure
shorn above; the el-derly market would renaln unchanged, however.

As of September L, L97L, there rilere approxlmately 31650 Low-rent publlc
housing uni.ts under management ln the HIIA, aL1 of which were in the clty of
Onatra. The total lncludes nearly 11400 units deslgned for elderly occupancy
and about 480 units of leased housing. There are no unlts under construc-
tion at the present tlme, but an authorlzation is outstandlng to lease an
addltional 20 units. There are 200 unLts of housing for the elderly ln
plannlng ln Council- Bluffs, but construction has not started. Under the
rent-supplennent program, famllies and lndivldual-s ln approxinately 95 unlts
rrere recelving rent suppl-ement,s as of September L97L, and an additlonal
110 rent-supplement unlts were in projects currently under constructlon ln
the HIIA. The aunber of unlts expected to be completed under both the
publlc housing and rent-supplement prograns durlng the next two years ls
eubstantially belor the estinated occupancy potential for such housing
(see rable II).

The Sales Market

In the first half of the 1960 decade, the vol-trme of slngle-fanily
construction ln the H}IA was slightly in excess of demand, resulting in a
moderate over-suppLy of new sales units. Since the nld-1950rs, lower
l-evels of new construction and a higher rate of population growth in
reapons,e to increased Job opportunlties led to an inprovement i.n the
market for both new and exlstlng sal-ea houslng throughout the Omaha Eetro-
politan.area. By Aprll 1970, the sal-es vacancy rate had decllned to the
same level (1.2 percent) as in 1960. The sal-es vacancy rate aLso was
esti.mated at 1.2 percent as of September L97L. Wlthin the HI'IA, the sales
vacancy rate currentl-y is lowest ln Sarpy County (0.9 percent) and highest
in Fottawattamle County (1.3 percent). Trends ln the sales vacancy rate
in the HIIA since 1960 are shorrn in tabLe VIII.

In recent years, information regarding the market for nerr sales hous-
ing ln the HllA has been provided by the unsol-d lnventory surveys conducted
in January of each year by the Onaha HIID Area Office and the Des Molnee'
Iowa, FIIA Insurlng Offlce. A comparlson of bulldtng permit data wlth the
number of units enumerated in the three most recent surveys lndlcates that
roughly 70 percent of all the units completed during 1968, L969, and 1970
were surveyed. Of speclaL slgnificance ls the fact that the number of
units prlced beLon $221500 increased fron 4l-0 (30 percent) of alL unlts
surveyed in January L970 to 850 (50 percent) of the units surveyed ln
January L97L. Most of the increase ln the construction volume ln this
lorer-prlce range can be attrlbuted to the avaiLabllity of FIIA Section 235
fl.nanclng ln the Omaha area durlng 1970. As discussed el-sewhere ln thle
report, approxlnately 700 new units were insured under Sectlon 235 ln 1970,
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compared with fewer than 50 ln 1969. As a'result of the increaae ln oerr
constructlon ln thle prlce range, the med{an sales prlce of all na houses
surveyed increased by only $900, frou $211800 ln 1968 to $22r7OO ln I-970,
desplte the fact that hlgher-prlced unlte €STOOO and above) accounted for
45 perient of aLI completlons ln 1970, compared wlth fewer than 30 percent
ln 1968. The survey resuLts also lndlcated that, al-though the proportloa
of units bullt speculatlvely increased from lees than 30 percent of the
units completed ln L958 to 65 percent ln I-970, the proPortlon of thg
speculatlvely-butLt homes unsold at the end of the year declined fron 26
percent ln 1958 to less than slx percent ln 1970.

Most of the maJor subdlvislon actlvlty ln the HIIA ln recent years has
been ln the western and southwestern portlone of the clty of Onatra and Ln
northern Sarpy County. Since 1968, approxlmately 70 percent of the slngle-
fanlly houses bulLt ln the t@_hsve been constructed in Douglas County'
about 25 percent of the totalwerebullt ln Sarpy County, and oaly about
flve percent were constructed ln Pottalrattam{s Qounty.

The Rental Market

There has been a sustained htgh level of muLtlfanlly conatructlon ln
the Omaha metrop_olltan area slnce the nld-1960re; an average of nearly
21550 units was--authorlzed annually between January L955 and June l-971.
Because of the lncrease ln the rate of population and househoLd grolrth in
resporu,e to Job opportunltles, the absorPtlon e:rperience of apartment
units was excellent between 1965 and 1968, and there rras a moderate decliae
in the renter vacancy rate despite the high 1eve1 of constructlon. Ilolrever'
because of the unusually large number of rental units whlch have cdme on
the narket since I-968 and the receat decline ln the rate of enployment
gro!f,th, the lncrease in the supply of rental accorrmodatlons hae exceeded
household growth and there has been a modqrate increase ln rental vacanclee
slnce the late 1960rs. As sholrn ln tableVIII, the renter vacancy rate
lncreased from 7.8 percent at the time of the 1970 Census to an estlllated
8.2 percent as of Septenber L97L, wlth most of the lncrease ln vacancy
occurrLng in the clty of Onaha. An analysls of avallable vacancy data
(dlscussed bel-os) "nd 

cooversatlons wlth 1ocal reaLtors indlcate that the
lncrease in vacancy has oot been concentrated ln any partlcular location,
rent range, or ualt size. There are lndlcatlons, however, that tenanta
ln the Omaha area are becoroing highly selectlve, and that soDe of the
increase in vacancy ln the Ht'{A is occurrlng In exlstlng unlts aa newer
projects are completed. some of the proJects coEPleted ln recent months
are-offering a wlde varlety of amenlties such ae indoor-outdoor ewl--lng
poo1s, comunlty clubhouses, tennis courta, and chlld day-care centers.

l,lost new nultifanll-y proJects completed ln the HMA ln the last few
years have been garden apartments located ln the western and southwestern
Luburbs of the clty of 0naha. Typlcal monthly gross renta (excludlng
electriclty) in the recently-completed projects range from about $110 to
$135 for .if1"1"o"1es, $145 to $21-0 for one-bedroom units, $L75 to $250
for two-bedroom units, and $200 to $350 for three-bedroom unLts. In
elevator structures, of which there are only a few ln the Ornaha area,
ryplcal renrs range from about $1L0 to $L45 for efflclencles, $145 to
$iiS tor one-bedroom units, $185 to $275 for two-bedroom unlte, and $350
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to $495 for three-bedroom units. Deeplte the'lo"t..". lo,reatal vaeaocles,

new unlts coming on the market in Onaha contlnue to pe satdsfactorlly
absorbed. A survey conducted ln September 1971 by- the, Onaha H[ID. Area

Office covered o""tly Lr625 units whlch had, for the nbst Part, beeu cm-
pleted onJ-y a few nonths and found an occupa1cy ratlo of 81 Percent'
sLnllar surveys conducted between nld-1969 and nld-1970 lndlcated occu-

;;;"t rarlos of 75 percent to 78 percent ln the proJects 'surveyed' The

surveys also indlcated that most pro5ects achleved an occupancy ratlo of

90 percent or better wlthin 30 to 90 days after construction was completed'

An addltlonal 31850 unlts ln older proJLcts also were surveyed in Septenber

LglL, of which more than 98 percent lf,ere occupied'

Economic aohlc. and Ilousing Market Fact,ors

The estimated demand for an 4nnu4l- average of 31500 new nonsubsldlzed

trorrsfng r"ia" i; the Onatra area duri.rg-it. September 1971- t-o Septenber 1973

forecast period ts based on the folloilng flndlngs and assuuptlons regard-

ing economic factors, income, demographlc patterns, and trends in the

housing market.

Emplovnent. lhe economy of the Omaha area expanded steadily betweea

1965 ;a-It70, -rf,irh lncreases in nonf arm wage and salary employment

averagtng over 61550 new Jobs a year during the five-year perL-od' Between

L966 and L967 wage and sa1ary "ril-oyr.tt 
increased by 4,900^Jobs, the only

annual lncrease fio". the mrd-r96ots that was less than 51000 a year'

Annual ernployment gains were especiallv significant between 1965 and L956

(8,000) 
"oa 

igeg .ia fgOg (9,206). Although enploynent lrr food producta'

fomerLy the largest lndustry ln Lhe omaha area, has declined steadlly
since the rnld-tg[ots, all other manufacturing industries, partlcularly
machinery and egulpment, had more employees in 1970 than in 1965' The

establlshnent of a Large Western ftectric plant ln Omaha ln the nld-1960rs

has been responsible for most of the eroployment growth in manufacturing

ln recent years: i" nonmanufacturlng, Lrployrent grorf,th in trade, servlces'
and government acCq.rnted for over ttrree-fourths of the total increase in
wage and salary employuent in the HI'IA between 1965 and 1970' The finance'
insurance and real estate sector aLso has grordn steadlly ln recent years

bacause of the lncrease in employment opportunlties at the many lnsurance

companies headquartered in Onaha'

A1-thoughtheonahaeconomyhasgrolrnsteadllylnrecentyeara'a
comparlson of enployment data for the twelve-month periods endlng ln June

1970 and June 1971 lndicates that the economlc sltuation has changed

slgnificantly ln recent months (see tabLe III). During thls period, the

increase i-n wage and salary *pioyr"ot was only 21500 Jobs, or ooly sl-ightLy

less Ehan 40 percent of the "r.t"i. 
annual rate of employment grolrth

between t-965 and Lg7O. The decllie tn manufacturlng employment (2'200) was

the largest decrease in nearly i.o y."t", and could be attrlbuted prlnar1ly
to a plant closing and layoffs at slveral firms. The lncrease ln nonmanu-

facturing "rpfo:rtlot 
of 4-r7O0 between the twel-ve-month perlod ending June

30, 1970 and the same period ending June 30, 1971 was'1-9 percent beLor the

average 1965 to 1970 gain because of decllning levels of emplo)ruent Ln the

cotrstructlon and tranlportatlon, comunlcation, and uti1ltles lndustrles'
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Because of the recent empl-oyment trends dLscussed above, it is appareot
that the gain ln wage and sal-ary empLoyuent between 1970 and 1971 w111 be
the snallest annual- increase since the early 1960ts. I

The rate of unemplo)ment ln the Omaha area declined steadily between
1965 and L969, fron 3.4 percent to 2.6 percent. Since then, both the
number of unemployed persons and the rate of unemploJment have increased.
Durlng the twelve-month perlod ending June 30, L97L, the leve1 of un-
enployment averaged 91200 (3.8 percent), compared wlth an averbge level
of unemploynent of 61700 (2.8 percent) during the comparabl-e period ending
June 30, L97O. Most of the lncrease in unemployment in the Omgha area in
recent months has occurred because the sl-owdown in the rate of economic
grohrth national-l-y has started to have an effect ln several local manu-
facturing industries. Vol-atlllty ln the auto industry also has precip-
itated layoffs at a few locaL fj-rms since the beglnning of the year.

Although moderate economic grorsth l-s expected in the Omaha area
during the two-year forecast perlod, the increase ln employment during
the next several months probably wllL be at a rate well belos that
of the 1965 to 1970 period. It is importqqt to note thqt $e recent
deCline in the iate o-enplolrrnenC growtE fol-lowed by several months the
dosnturn that occurred nationally. Thus, even tf the national economy

begins to improve in the fall- of L97L, it is posslble that a signlficant
,rplrr.n tn enltoynent in the Omaha area (particularly ln manufacturing)
wil-l not take place untl1 mld-L972. Until that tlme, ]-ittle or no over-
all lncrease is expected in manufacturing employment, and as a result a

sl-owdown in the rate of enploynent growlh in nonmanufacturing also can be
anticipated over the next several months. Based on the aforementioned
prenises, it is judged that nonagricultural wage and sal-ary ernploynent
,i11 io"rease by a total of 81500 jobs during the next tlro years, and
that most of the increase (perhaps 5r0OO to 5,500 jobs) wilL occur in the
second year of the forecast Period (Septenb er L972 to September 1973) .

Income. The median annual income of a1l- famil-ies in the Onaha HIIA'

after deduction of federal lncome tax' was estimated at $101500 as of
September L, Lg7L, and the med{an after-tax income of tenant households
of two persons or more was $81650. An estimated seven percent of al-1
fanilies and 12 percent of the renter households i.n the HIIA earn after-
tax lncomes of less than $41000 annual-ly whil-e an estluated nine percent
of all familles and four percent of the renter househol-ds earn after-tax
incomes of $201000 or more a year. See table IV for distributions of
alL fanllies and renter househoLds in the HMA by estimated annual after-
tax incomes.

Populatlon. The population of the Omaha HMA was estimated to be
SS4rO66-aE of Septernber L, L97L, an average lncrease of 81015 a year since
Aprl1 1970 (see table V). Between April 1960 and April L970, the popula-
tion of the HI.[A increased by an average of 81477 Persons yearly. Since
1960, over one-half of the populatlon growth in the HI'IA has been in
Douglas County. Wlthin the county, the sharp decllne in population in the
suburban area since ApriJ- 1970 resul-ted almost entlrely fron the annexa-
tlon by the city of Onaha of land areas containlng approximately 7'500
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peoPl-e. The highest rate of population growth in the area io recent years
has been ln Sarpy County because of the steady expanslon of offutt Atr
Force Base and the cl-ose proxlnlty of the northern part of the county toenplolment centers in both donntorrn and suburban omaha.

The decLining rate of populatlon growth behreen April 1970 and
September 1971 was the resul-t of a decllne ln the net natural increase(excess of resident blrths over resldent deaths). Net in-mlg."tfo.r-"r"r-
aged about 11300 Persons annually between Aprll 1970 and Sepienber ;1971,
compared wlth an average ln-mlgratLon of 900 persons yearly during the1960rs. The lower rate of population growth occurred because net natural
increase averaged about 7 1575 persons a year durlng the 1960 decade, butonly 6r7L5 a year between 1970 and 1-971. It shoul-d be remembered, however,that ln-mlgration was somenhat hlgher in the latter hal-f of the Li5ots
than in the first ha1f, and that the annual rate of in-nlgratlon betveenApril l-970 and September 197L was probably l-ess than lt was berween 1965
and 1970.

During the two-year forecast perlod, the popuratlon of the HMA is
expected to increase by an average of 71900 persona a year to a totalref
5691800 by September 1, L973. AJ-though net in-mlgratlon ls expected to
decllne to an average of about l-r000 personsi a year because of fewer
employnent opPortunitles, the net natural- lncrease has rlsen moderately
slnce the late 1960rs and is expected to average about 61900 a year during
the September 1971 to September L973 forecast period. As shorrn in table V,slightly over one-half of the lncrease in population ls expected in Douglas
County. Ihe projection of population growth Ln Omaha is d-pendent somewhat
upon future annexatlon activity by the clty, whlch has been substantlal
since the early 1960rs.

- Householfs. There lrere an estlmated L70r2OO households (occupled
housLng unlts) in the Onaha area on september l-, l-971-, inc1_udlng ttsraoo
(68 percent of the Hl.lA total) in the clty of Omaha. Trends in household
growth since l-960 have generally paralleI-ed popul-ation growth patterns and
are expected to continue to do so durlng the two-year forecast period.
Although the annual rate of househol-d growth slnce 1970 has been sll.ghtly
above the average for the 1960 decade, it is probably somewhat belor the
average increase in the latter half of the l-960ts, a perlod during whlch
in-mlgration increased because of the lncrease ln Job opportunitles. The
number of households in the HIIA is expected to lncrease by an average of
2,975 a year durlng the forecast perlod to a total- of L76-r150 by
September L973.

Housine Inventorv. As shown in table VI, there rrere an estinated
180,400 houslng unlts in the Onaha HI"fA on septenber l-, 197I_, an increase
of 4,900 unlts (3,450 a year) slnce April 1970. During the 1960rs, the
houslng supply in the HMA increased by an average of 3rI-83 units annually.
The lncrease in the housing supply betrveen Aprtl l-970 and September 1-971
resulted from the constructlon of about 61800 nels units, the net addLtion
of 300 mobile homes, and the loss of 2,2o0 unlts through demolition or
other causes. Approxlmately 90 percent of the lnventory losses slnce 1970
have been as a result of code enforcement in the city of Omaha. Of the
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i')tal i.r!,:':r,:rr) J.fl tlre HIvIA houelng supply boBsean 1960 Enrt L971t 6,5 parcerut
r',';n i;'r Pr;.,,. ii'c iillrnty, 211 p€r:eenti ltgB ln Serpy Cr:unty, aad a1;': r.rGtrfterlt warl
;lr.r r,ot i:Aw,Ii ri,tr.L[,t,rt il;:,unty.

.li+.t+,{fJ:i,rpi=littL!1+,+g-Agg!glgls Aa oeagured by butldLng p\lr.*inrtBp trlrr
::*.stnJr^L'r."1 c:onbriruiCi,on fu tlia -ttltA rlnce the uld-1960rr hae lirt'nn, charac-
ter:lzari ,y rrliie yrlfilt-to-yeer fluctuattont. Ihc nunbot of houstr'g .lnf,te
lr,i'rlot.i','{r"r'Ir, br.rtldl.ng peraLtc docllned by alnoet 21000 betuear:19fi5,1hC.
,,.96h, ,q ,.orf ,,d t,huuo<.,rriiltzed by reatrtctlonr ln the oort66!G rnr,ri'tofl, t'il&Il
ucurLy uirrub,reil in Llre rlcrt tr{o yearB to a total of 5r66t) tu l)6d, E puB.-
19t60 nrgh. Setween 1968 and 1969, the tottl dccllned by nearly 11500
unlts, but therc has been e ot.edy lncrselo ttnc. that tius. PermLtt lrare
taauad fsr 5,L24 un{te ln 1970 and 3,562 unltr ln th! flrat atx Bonthg ln
137.1.r {.ndl.catlng thet the ennual total thlr yoer w111 ba the htgheat J,n

racant years. Table VII ehorr the ntuber of houslng untte euttiorlzed ln
tb6 nsjor aubnarketE of the IMA betrecn 1965 end 1971. Except for a fetr
rurel err16 of PottalraEterte County, all nclt conatructlon tn the tlMA te
f n areaE th,.rt f,€Qulra hulldlng petmlta.

Calerr and rentel houelng provlded under a varlcty of fedsra.l p.-ogra,ne

Irave heerr partially reaponrtble for the lncrcaacr ln nan realdi?ntr.cl con-
Btrur{::r,oD ln recent yoero. AB ghown ln tebls VII, thG nuubrr of elngLe-
famf.ly h'ruReg authsrlzed by butldtng pcrutts dccllncd froo 21600 ln 1965
fo only 11733 ln 1969, then lucrcesed to a totel- of,21374 tn 1970. Prac-
ttcalty eLl of th6 1969 to L970 geln waa thc rcrult of tha conctructr.on
of nodlrately-priced homea rhlch wcre flnanced undcr EhG provlalone of
FIIA Scctlon 2g5. In 1970, tha 0nahe lltlD Arcr 0lficr lrtucd rpproxlrnately
700 flnn couultnenta under Sactlon 235r cmprrrd rlth fcwrr thrn 50 ln
1969. Wlthtn the Hl,A, a coopertron of Srctlon 235 rctlvlty vtth bulldlng
pornlt deta ladlcarre thBt routhly 25 p.rc.nt_ !9 30 P.re.nt of thc rtn3lc-
ia,nlly hones completed ln Douglar County ln 1970 wars nor houcr flnanerd
undcr the gectia1*?35 progretr; fho proprtlon td Srrpy County- raa ebout
25 percent, ana:'i*n poltosatte,nle County rbout tno-thlrdr of lhe ainglc-
tanify houiea conotructed laat yeer ltalG rold under Scctlon 235.

In rentel houetng, aubeldlzed nultlEadly proJectr heve eccounted
for an Lncreaslng proportlon of the congtructton volule in recent yeer8.
Of the uultlfaully- r.tnitE authorlzed ln the IIMA betveen January 1966 and

June 1971 (an average of 21600 a year) r 8n average of 21225 unlte e year
have been for nonsubeldlzed unlter and 375 unite annually have been for
eubel.dlzed houslng, tncludlng unlts authorized under Sectlon 221(d) (3)
BlitIR, Sectlon 236 and publlc lou-rent houstng.

Vacancv. The salea vacency rate ln the HMA wag 1.2 percent ln both
L96O;;Tm', and was an eetltrated 1.2 percent eB of Septober 1, L97L.
In the rentaL i.nventory, the con8tructlon of nelt apertment unlte ln recent
yearg has resulted ln an lncreaae in the renter vacency rate deaplte
htgt.t levels of populatlon grolrth slnce the nld-1960re. As strolrn ln
table VIII, there were an estimated 51550 vacant unlts aval.labl-e for rent
in September L97L, an 8.2 percent renter vacancy rate. In Aprll- 1970

there were 51144 units vacant and available for rent, a vacaucy ratLo of
7.8 percent. As of September 1, 1971, the renter vacancy rate was hlghest
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ln Omaha (9.4 percent) and lowest ln Sarpy County (2.6 percent). Although
a number of the rental vacancLes, particularly in Onaha, are ln older
proJects in undeslrable locations or are of substandard or nargioal
quallty, the rental vacancy rate at the present tlne ls Judged to be
moderately ln excess of the number of unlts requlred for a balanced de-and-
supply sltuatlon ln the rental Lnventory.



A

Es

Single-fanllv

Sales prLce

Under
$20,000
22,500
25,000

Table I

f ldlzed llous
t Area

to 7

Ntrnber
of unlts

120
2L0
3L0
270

I

Number of unlts bv bedroou slze

PercentagF
dletrlbutl-bn

27
30
35
40

,500 29,999
,000 34,999
,000 39,999
,000 and over

TotaL

7
L2
18
16

20 1000
221499
24,999
27 ,499

$

L2
15
L2

8
100

200
250
2LO
130
700

50
35
20
15

5
L25

B. llufjlfaln{ }y

Monthly
grosa reDel Efflctency

Two
bedroms

Three
bedrooms

Under $150
$1s0 1s9
160 - 169
170 L79
180 189
190 L99
200 209
zLO - 224
225 249
250 and over

TotaL

One
bedroom

19;
150
r.10

85
40
25
10

615

70
15
t:

275
160
100
65
35
20
10

66595

a/ Gross rent ls shelter rent plus the coet of utll-ltles.
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0nnaha. Nebraska. Eoueiag Market Area
Septenber 1, 1971 to September i, 1973

Nunber of Unl.ts

SLze of uult

A. Famlllee

1 bedrom
2 bedroous
3 bedroms
4* bedroous

Total

B. Blderlv

Efflcleucy
1 bedrom

Total

Sectlon 236
excluslvely

Fom{lles ell.glb1e
for both progreiln

Pub1lc houslug
exclueively

90
200
135

Total potentlal
for both programs

175
450
290
135

11050

475

-u:.
600

205
140
65,

489/
g,
4859/

10
45
Ij'

75

60
30
90

10Er

@..,
150:'

110 305
55

368/

e/ Estloatee are based on regular lucome lfulta.

L/ About 25 percent of these famlllea are ellglble under the reot-suppleoeat protrau.

c/ A11 of these elderly couples aod lndlvlduals aleo are ellglble uader the reat-eupplement program.

a
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Table III

lfork forci couponents

Total clvlllan nork force

UneoploSroent
Percent of work force

Iebor-uaoagqent dlsputes

Iotal eoployuent

IJage and salary employaent

Maoufacturlu!
Food products
Prlutlng & publlshLng
l{etals
llaehioery E equlpneot
A11 other .aanufacturlag

Ilonnaaufacturlng
Cooetructlon & nlnlng
Trans., co@., utLlitles
Trade
Fln., Lne., real eatate
Senrlcee
Goverment

All other e4lopen&/

L96s

207.6

7.L
3.42

0.4

200.1.

L76.2

23.9

1966

2L4,O

207.5

L84.2

23.3

L967

2L8.4

0.1

21r..8

189.1

37 .8

1968

223.L

o.2

2L6.6

L94.3

1969

232.2

0.1
I .-

226.L

203.5

6.0
2.61

6.3
2.8t

.5

.02
6
3

6.5
3.12

1970

,l,sJcl

7.8
3.32

o.2

23L.7

209.0

0.t

22e.q

2A7.2

20.7
52.L
L6.4
37.0
29.2

22.6

In soe lnetances, detall does not add tototal because of roundLng.

l2-oonth perlod endlog:
June 30 Juae 30
1970 L97L

Ml zq2rcl

0.3

232.6

209.7

38.1
11.6

9.2
3.82

6.7
2.82

.\

3.1
3.5

L2.2
7.7

3.1
3.7

L3.2
8.8

40.3
11.5

39.?
11.9

38.0
L2.9

37.3
13.5

35.7fe'
2.
3.
8.
7.

7
2
6
3

20
46
14
29
25

20
42
L4
28
24

1_

6
6
6
0

2.7
3.7
9.8
7.6

6
2
7
3
4

2.9
3.6

10.3
8.3

13. 5
2.9
3.6

10.1
7.7

156.3
10.5
20.9
48.7
15.5
33.1
27.6

22.3

11
20
50
16
35
28

3
6
8
1
6
9

7

10
20
46
15
31
26

22

3.0
3.8

12.0
9.0

4
7

9
0
9
9

39.6
lt,7
3.1
3.6

13.0
8.2

169.4
11.3
20.5
53.1
L6.7
37.9
29.9

22.7

163. 8151.3Lt+6.9
LO.7

L40.5
10.6

166.9
11.5

L7L.6
10.8
20.3
54.2
17.0
38.2
3L.2

22.6

Note:

22,9

a/ Prelbloary.
b/ Iacludee the eelf-euployed, domestlcs, unpald fanlly workera, and agricultutal workere.

Source: Nebraska Departnent of if."Uo". 'r'
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Table IV

of A11 F ee 80d

A11
fanlllee

As

AuurrnL lucoue
.. jlkg*rex_ Renter

householdgg/

$8,650

Uuder
$/r 1000

5 1000
6,000
7 1000

4
4
5
6
7

$ 000
999
999
999
999

7
4
4
6
7

L2
6
8
9
9

9
8

L7
9
9
4

grdJoo g rggg
9,000 g ,ggg

lor000 - L2,4gg
1.2,500 - L4,ggg
15,000 - Lg ,ggg
20;000 and over

TotaL

Medlan lncooe

.a,/ ExcLudes one-person renter housetrolde.

Source: Estlnated by Houslug Market Analyet.

8
9

19
13
L4

9

100 100

$10,500



Aprl1 1
1960

343,49O
301,598

41,892

136 ,645

103,969
93,066
10,903

7 ,780
24,896

April 1
L970

389 ,455
346,929
42,526

66,20O
86,99L

165,933

L22,460
110,994
LL,466

].6,697
26,776

Table V

1950 -

September 1
L97L

554,000

395,300
360,800

34,500

eholds

Septenber 1
L973

569,800

403,500
368,500
35,000

78,25O
88,050

176 ,150

128,900
119,400

9,500

19,900
27,350

1960-
1970

I,477

4.596
4,533

63

3,492
389

2,929

1.849
L,793

56

892
188

1970-
t97L

I,015

4,L25
9,790

-5 ,565

3,010

1,900
3,390

-1,490

955
155

1971-
L973

7,900

250

2,975

1 .875
1,800

75

925
L75

Average aanuaL changes

Population

IIIfA total

Douglas County
Clty of Ouaha
Remalnder of county

Sarpy Couoty
Pottawattamle Couoty

Housetrolde

IIMA total

Douglas Couoty
Clty of Onaha
Remalnder of county

Sarpy County
Pottawattrnle County

457,8!3 542,646

4 .100
3,850

28L
102

31
83

7 1,300
87 ,400

3,600
290

3,475
325

170,200

125, L50
115 r800

9 ,350

050
000

18
27

Sources: 1960 and 1970 fron U. S. Censuses of Population and Eouslug.

1971 aod 1973 estinated by Houslng Market Aualyst.



Table VI

Area

Total
horslag

lflvantorY

L4t,662
r7r,49O
18O,40o

l@,249
LAt,842
133,10o

97,276
117,731
123,100

1I;973
12,111
10,(x)o

8,166
L7,527
18,950

26,241
28,tzL,
28r350

Total

136,645
165,933
17O,200

93,066
110,994
115,800

10,903
11,466
9,350

7,78O
L6,697
18,050

Nrnber

88,643
105,103
107,900

65, 136
75{811
77 ,675

5,6 1235
67,040
10,lfi

48,002
60,830
62,300

38,833
46,649
47 ,475

36,831
43,954
45,050

2,OO2
21695
2,425

2L2

7

35r1
36.7
36.6

37 .4
38.2'37.9

3e$
39.'6
38.9

Total
vacant
unlts

7,018
9,557

10,2OO

ts

Area and date
EllA total

Aprll 1' 1960
Aprll 1' 1970
Septenber 1' 1971

Do-uglas CouutY
Aprll 1' 1960
Apr1l 1' 1970
Septeder 1' 1971

CltY of Onah:.
Aprll 1' 1960
Aprl1 1, 1970
Septeder 1' 1971

Reuainder of coutrty
Aprll 1, 1960
Aprll 1' 1970
Septenber 1' 1971

Sarpy CountY
Aprl1 1' 1960
Aprll 1' 1970
Septenber 1, 1971

Pottasattamle CountY
Aprtl 1' 1960
Aprtl 1, 1970
SePteober L, L97L

Sourcea:

103,969
L22,q6O .

125,150

z

64.9
63. 3
63.4

62.6
6r.,8
62:L

60.4
60.4
51.1

280
382
950

5
7

7

4,2L0
6,737
7,300

L,070
645
650

830

901
77L
925

I
8
6

81
76
74

7L
58
58

6
5
1

6
6
3

386

900

18
23
25

28
41
4L

913
525

,4
,5
,9

,4
.4
.7

.9

.1

.0

2
6
7

1
1
t

27
27
27

24
26
27

5,568
9,784

10,525

939
508
700

L7
19
19

,896
,776
,000

72.L
72.9
73.0

6,957
7,268
7,300

351
345
350

1960 and 1970 froo U. S. Gensus of Bouslng'
1971 estlnated by Bouslng Uarket AraLyst'



Table VII

Ns UnL

Area

BUA total

Slngle-fan{ ly
Uultifqnr Iy

Douglas County
Slngle-fanily
Multifaoily

Clty of Onaha
SLngle-frn{ 1y
Mult1fanlly

Ren"inder of County
Single-fam{ ly
llultlf,n{ ly

Sarpy County
Single-fanily
Uultifamlly

Pottawattrnle County
Slng1e-fanlly
Multifaully

l{ote:

1965

3,7 32
1, 780
1,952

3,5s4
1,625

L966

2,977

L,644
L,233

994

1.953
1,050

903

250
r_59

91

5L7
325
191

L967

4,405

1,9L9
2,495

3,501
L,443
2,059

3,200
L,262
1,938

L969

4 ,161

47t
348
L23

1, 733
2,429

3.493
L,296
2,L97

3,25L
1,076
2,L75

242
220

22

5,L24

2,37 4
2,750

3,426
1,59 5
1 ,831

3.149
L,344
1,905

L970

277
25L

25

1.19 3
626
567

352

2,4L5

1,191
L,224

L,697
7L2
98s

981

158

L97L

3,s62

L,925
L,637

2,5L8
1,117
1,401

1968

5,660

t,929
3,732

4,724
1, 519

: 3r205

4,455
1, 329
3,L27

269
191

78

762

Llrat six months
1970

4,838

600
238

2
2

2,203
1,209

L,929

178
155

23

L74
76
98

197
89

108

2,432
1,037
1,395

86
80

6

987
763
224

57
45
L2

1,535
554

162301
181
120

798
402
396

106n
32

4

770
604
L66

336
2L6
120

395
372

23

323
107
2L6

s0s
153

L57
l6t'

48

333
429

The above table includes subsidized unlts,lnsured under the followlng progra,a:sectlon 235: 50 unlrs 1n 1969; 700 units ln 1970; and 250 unlts in 1971.Sectlon 236: 60 unlts ln 1969; and 740 unlts ln i970.sectlon 221(d)(3) BIIrR: 100 units in 1966; L83 unlts La L967; 345 untts in 196g; and 33 unlts in 1969.Low-reut public housing: 288 unlts ln 1968; 208 unlts tn 1g6g; and 105 units la 1g70.

U. S. Bureau of the Ceqsus, Conatructlop,Reports C-'4dlC-42.Source:



Table VIII

trends la Vacancv
Ouaha Nebraska Market Area

Awal lable houslu unlta
Iotal
vacant
rml'ts

7,OL7
9,557

lO,AX)

4,210
6,737
7,ax)

386
830
9o()

1,351
1,345
1,350

For eale for rent Other
vacant
units 9/

1r198
1,695
1,800

Area aod date
EHA total

Iotal Nrnber

1,060
L1228
1,300

530
7s6
8(x)

280
157
150

Percent
vacant

L.2
L.2
L.2

Nrder

3r137
5,t44
5,55O

2r6LO
4,57O
4,950

2,482
4,286
4,7(x)

136
L76
200

391
398
400

Percent
vacant

Aprll 1, 1960
Aprtl 1, 1970
Septenber 1, 1971

Douglae Couaty
Aprll 1, 1960
Aprtl 1, 1970
Septder 1, 1971

Clty of Ouaha
Aprll 1, 1960
Aprl1 1, 1970
Septeder 1, 1971

Rerulnder of cormty
Aprll 1, 1960
Aprll 1, 1970
Septeiler t, 1971

Sarpy Couoty
Aprl1 1, 1960
Aprll 1, 1970
Septernber 1, 1971

Pottarattamle Couaty
Aprll 1, 1960
Aprl1 1, 1970
Septenber 1, 1971

810
913

'ts50

5
7
7

,28
,382
,950

4
6
6

3
5
5

197
372
850

420
483
900

408
44L
400

2L6
246
300

L.2
L.2
L.2

3.0
1.8
2.L

1.4
0.7
0.9

0.9
L.2
1.3

6.1
7.8
8.2

6.3
8.9
9.4

6.3
8.9
9.4

6.0
9.5
9.3

5.8
2.5
2.6

5.3
5.?
5.2

2
3
3

1
1
2

,82O
,185
,350

,860
,8!19
,050

662
204
250

0.9
1.1
1.1

128
284
zfi

,O70
645
650

1

3,012
5,O42
5,500

80
70

100

170
245
250

170
584
600

561
643
650

790
702
700

q/ Ilcluaa i[LPtd.t.d udtr, unlt. tlltcil or lolil and a..ltt a occup&cr, v.cet ....6.1 uitt!, uatt3 helil off th6 Mrlst. anil v.caDt 61t. h.Lt
for lta!.tory uorrc!..

S@!ce: 1960 rnd 1970 fr@ lr, S. C€r.u.€. o! Bq@tos.
l9rl €.ttrrtei D, aotfltaa rqlbt r!!!rjt.
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